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SOUTH  STATION-FORT  POINT  CHANNEL,  SOUTH  BOSTON  WATERFRONT  AND 
TERMINAL  AREA,  SOUTH  BAY  STUDY 

INTERIM  REPORT 

1,  Scope  of  Study  and  Scope  of  This  Report, 

This  report  is  a  summary  of  the  first  phase  of  a  study  of  the  South 

Station-Fort  Point  Channel,  South  Boston  Waterfront  and  Terminal  Area, 

1 
South  Bay  and  enough  of  adjacent  areas  to  make  possible  consideration 

of  use  transitions  and  circulation  connections.  The  study  is  to  re- 
sult in  land  use  and  circulation  proposals  for  the  study  area,  and  is 
to  include  proposals  of  staging,  considering  relevant  factors  outside 

as  well  as  inside  the  areao  This  interim  report  summarizes  an  evalua- 

2 
tion  of  previous  studies  of  the  area« 

2«  Description  of  the  Study  Area, 

The  study  area  is  characterized  by  region-serving  transportation, 

3 
wholesaling  and  manufacturing  useso  Due  to  economic  and  technologieal 

change,  the  greater  part  of  the  area  is  rips  for  new  development  or 

redevelopment, 

3»  Sub-areaso  j 

Various  sub-areas  of  the  total  study  area,  singly  and  in  a  variety 

of  groupings,  have  been  subject  to  study.  The  sub-area  breaftdown  used 

here  is  the  result  of  analysis  of  the  various  studies:  distinguishable 

problems,  possiblities  and  treatment  (including  scheduling)  were  the 

criteria  used  to  delimit  the  sub-areas. 


1,  See  Exhibit  1. 

2,  For  complete  listing,  see  Appendix  lo  Copies  of  these  studies  are  in 
the  files  of  the  BCPB. 

3,  See  existing  land  use  maps.  South  Boston  District  Plan,  Boston  City 
Planning  Department,  January  22,  19^0, 
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The  areas  la  through  6e  have  been  subject  to  the  most  intensive 
study;  more  proposals  have  been  made  for  this  group  of  sub  areas 
than  sub-areas  7a  to  7g« 

Si^b  area  6a  to  6eo   Fort  Point  Channel,  South  Bay  and  the  Rox- 
bury  Canal  have  been  studied  by  two  groups  in  recent  years.   Both, 
after  study  have  proposed  that  part  or  all  of  the  waterway  be 
filled.  The  cost  for  the  filling  and  construction  of  the  conduit 

for  the  entire  length  of  the  waterway  was  estimated  at  $10,148,000 

k 
in  1950«   The  cost  in  19dO,  revising  the  estimate  by  the  use  of 

the  Engineering  News  Record  Cost  Index  would  be  $16,100,000.  The 
proposal  was  based  on  the  menace  to  health  and  nuisance  of  the  up- 
stream part  of  the  waterway  and  the  usefulness  of  the  filled  land 
as  a  route  for  the  then  proposed  Central  Arteryo   The  Artery  was 
cited  as  the  new,  and  only  factor  which  made  the  project  economically 
justifiable.   The  Central  Artery  has  since  been  constructed  along 

another  alignment.   The  Waterway  South  of  the  Dorchester  Avenue 

6 
bridge  must  be  filled  as  a  health  menace,  without  regards  to  cost. 

This  does  not  apply  North  of  the  bridge.   The  estimated  cost  of 

conduit  and  fill  north  of  the  bridge  is  |8, 200, 000  or  #3.75  per 

7 
square  foot.   Land  values  (exclusive  of  improvements)  v\xn   from 

more  than  triple  this  amount  in  area  A  (see  Exhibit  1)  to  about 

half  again  this  amount  in  areas  la  and  lb,  to  average  slightly  less 


\^o   Appendix  1,  No,  2,  p,p,  12-l8o 

5«  ibid,  p,  8,  Costs  of  fill  and  construction  were  estimated  to  be 

less  than  taking  costs  and  construction  for  the  route  finally 

chosen, 
6,  Appendix  1,  No,  3,  p.  17,  which  were  estimated  in  19^8  at  $7,196,000 

i960  estimate,  $7,900,000, 
7«  Cost  of  preparing  o  total  (I960  est,)  minus  cost  of  preparing  6c  & 

6d  &  6e  (i960  est.)  divided  into  50  acres  (total  area  of  6a  &  6b) « 

See  appendix  2  for  acreage  by  subarea. 
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than  this  amount  in  the  inmodiately  adjacent  portions  of  areas 

8 
7a  and  7bo   A  recent  proposal  for  the  South  Station  area  (arealb) 

9 
set  the  price  of  the  land  at  about  $3»00  per  square  foot»   The 

South  Station  Terminal  Center  Study  estimated  cost  of  taking  at  fl.OO 

10 
per  square  foot,   the  estimate  of  the  real  estate  representatives 

11 
of  the  railroad. 

The  Gillette  Manufacturing  Company  has  stated  its  wish  to 
acquire  a  part  of  area  6bo  (see  Gillette  Company  proposals  map, 
BCPD  files),  in  anticipation  of  fill  of  the  channel.   Neither  the 
recent  study  of  the  waterway  (Appendix  1,  No,  3)  nor  this  investiga- 
tion has  shown  the  filling  to  be  necessary  feasible,  or  desirable. 
Since  Gillette  requires  about  7-10  acres  of  land,  it  is  suggested 
that  the  possibilities  of  acquiring  the  balance  of  ths  block  in 
area  7a  bounded  by  Richards,  A,  Mt,  Washington  and  Granite  Streets 
and  perhaps  the  southerly  part  of  the  block  immediately  to  the 
North,  be  exploredo   These  bl&cks  are  assessed  at  $2,00  to  $2,50 
per  square  foot  land  and  building,  and  are  mostly  vacant.   The 
structures  on  the  land  are  not  large,  and  d'emolition  costs  should 
not  be  high  the  total  cost  per  square  foot  would  probably  be  less 
than  the  cost  of  filled  channel  land  ($3,50-|i4.,00  per  square  foot). 

The  Webb  He   Knapp  proposal  for  the  Channel  area  would  bring  no 

monetary  return;  proposed  is  a  greespace  which  would  increase  govsrn- 

12 
mental  costs  capital  and  operating,  rather  than  give  a  return. 


8,  See  Exhibit  2, 

9<»  The  "Gevlnson  Proposal,"  See  Appendix  1,  No,  8, 

10,  See  Appendix  1,'No,  9,  pa,  28, 

11,  Seward  Weber,  BCPD,  29  January  1959, 

12,  Appendix  1,  No,  10, ,  (unpaged) ,  "futiire  land  use". 
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In  th©  case  of  this  proposal  ••  open  areas  used  to  increase  the  we*h 
worth  of  adjacent  areas  -  might  well  be  as  workable  with  the  channel 
area  as  a  waterway  (used,  say,  only  by  small  boats  or  no  boats)  as 
a  land  park,  and  might  well  work  better.  Filling  the  land  sol^y 
for  resale  would  seem  to  be  a  loss  operation.   Filling  in  anticipation 
of  long  term  gain  through  tax  return  may  be  reasonable  if  likely 
unfortiinate  side  effects,  such  as  reducing  the  redevelopment  poten- 
tial, are  ignored. 

The  regional  center  section  of  the  BCPD  has  proposed  a  road 
along  the  Channel  (report  to  be  published  March,  196O,  Map: 
Circulation  Plan),  immediately  adjacent  to  Dorchester  Avenue.  The 
road  is  part  of  a  system  to  perform  the  double  function  of  bypassing 
the  CBD  and  serving  as  a  distributor  and  collector  for  CBD  destined 
traffic.  The  ability  of  the  proposed  road  to  perform  both  these 
functions  well  is  questionable.   But  prescinding  from  this,  the 
proposed  location  may  not  be  the  only  one  -  or  the  most  economical 
one  in  light  of  fill  costs  -  able  to  perform  the  proposed  function 
in  so  far  as  it  can  be  filled.  This  question  awaits  more  detailed 
examination  which  is  scheduled  for  the  second  phase  of  this  study. 

Another  relevant  cost  consideration  in  this  area  stems  from 
draw  bridges  which  span  the  Channel.   Closing  these  bridges  would 
save  the  city  certain  maintainance  and  operating  expenses.   This 
would  necessitate  relocation  of  the  lighterage  company  now  operating 
from  the  channel   (the  edge  of  area  6a  and  7b).  What  this  involves 
is  to  be  determined.   The  question  remains  whether  it  would  be  less 
expensive  or  better  from  the  point  of  view  of  design  possibilities 


and  problems  will  be  explored  in  more  detail  to  determine  answers* 

13 
A  Union  Bus  Terminal  has  been  proposed  for  area  6b»    The  CBD 

ri^port  has  tentatively  suggested  that  the  bus  terminals,  would  be 

better  be  located  in  Park  Square,   Neither  proposal  has  explored 

the  situation  fully.  However,  the  Park  Square  area  seems  a 

better  location  in  terms  of  service  to  the  CBD  and  transfer  to 

local  mass  transportation.   Decreasing  use  of  passenger  rail  use 

of  South  Station  has  decreased  the  advantage  of  locating  close  to 

this  transfer  point  which  is  hypothetical  in  any  case.  Proximity 

to  the  then  proposed  Artery,  an  advantage  cited  for  the  Channel 

location  has  dis^apeared  with  the  construction  of  the  Artery  along 

another  alignment.  The  present  alignment  brings  Park  Square  nearly 

as  close  to  the  expressway  system  as  Port  Point  Channel, 

On  the  basis  of  present  knowledge  {siND  present  opinion)  a 

bus  terminal  does  not  belong  in  a  filled  Port  Point  Channel. 

Sub  areas  6c  to  6e, 

Sub  areas  6c  to  6e  must  be  filled  to  eliminate  dangers  to 
health  and  safety.    Cost  is  not  a  consideration.   Possible  reuses 
of  area  6c  will  be  discussed  in  combination  with  area  26;  those  of 
6d  in  combination  with  area  2a, 

Area  6e  is  an  area  of  about  21^   acres  lying  between  the  Artery- 
to-proposed-Belt  connection  and  the  rear  of  those  properties  facing 


13»  Appendix  No,  2,  p,,  25  ff. 
llj..  See  footnote  above. 
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on  Albany  Street,  A  proposed  use  of  part  of  this  area  is  an 

extension  of  Boston  City  Hospital  and  Boston  ^niversity-JJass, 

15 
Memorial  Hospital,    Recent  developments  have  precluded  City 

16 
Hospital  «stpansi«n«    The  B.  U.-Masa,  Memorial  complex  has  present 

firm  plans  for  the  immediate  future  to  expand  into  adjacent  fetlocks 

17 
on  the  west  side  of  Albany  Street,    Expansion  into  the  area  east 

of  Albany  Street  is  not  contemplated;  this  expansion  would  offer 

cost  advantages  even  though  it  would  require  relocation  of  the 

Bostod  P*  W,  D.  holdings  between  Albany  St,  and  the  present  canal. 

The  P.  W,  D,  is  considering  consolidation,  expansion  of 

functions  and  renewal  of  physical  plant.  Relocation  is  possible,  and 

18 
would  simplify  problems  of  the  contemplated  change.   A  possible 

relocation  area  is  the  area  designated  as  ^a.   in  this  study  (see 

Exhibit  1),  A  major  limitation  on  this  action  is  cost.   To  afford 

new  land,  the  present  site  would  have  to  be  sold  at  or  near  cost  of 

acquisition  of  a  new  site.   The  Mass,  Memorial  Hospital  might  be  a 

prospective  purchaser.   Determination  of  these  possibilities  may  be 

done  as  a  part  of  this  study  or  as  a  part  of  the  Area  1  -  Boston 

Proper  Study  now  beir;g  don©  by  liie  Planning  Board,  since  the  ex- 

pressway  at  this  point  is  a  firm  boundary  between  this  study  area 

and  the  South  End  of  Boston  Proper,   Negotiations  with  Barbour  are 

underway© 

Area  la  is,  for  the  most  part,  rail  yards  of  the  Boston  & 

Albany  R,  R.j  area  lb  rail  yards  of  the  N,  Y,  N,  H,  &  a  R,  R., 

South  Station  rail  terminal,  freight  sheds  and  the  ma  in 'distributing 


15,  Appendix  1,  No,  2,p,  28, 

16,  William  Barbour,  BCPD,  1  Feb,  I960. 

17,  ibid, 

18,  John  Cassidy,  BCPD,  quoting  P,  Garvin,  Boston  PWD,  Jan,  I960, 
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point  for  mail  in  the  metropolitan  Boston  area.   Both  areas  have 
been  strongly  affected  by  changing  technology. 

The  B.  &  A.  yards  (area  la)  will  be  sold  if  a  aatisfactory  bid 

19 
is  received,  according  to  the  railroad,   and  the  terminal  facilities 

moved  to  the  Beacon#Park  Yards  in  Brighton,  A  stated  purchaser 

20 
is  the  Mass,  Turnpike,    However,  the  Turnpike  Authority  if 

extrapolation  of  current  revenues  is  valid*^ay  never  extend  into 

21  ^ 

Boston,    The  N,  Y,  N,  H,  &  H.  has  stated  its  desires  to  reduce 

use  or  abandon  (which  and  to  what  degree  is  not  known)  the  South 

Station  and  the  yards,  retaining  only  the  longer  passenger  platforms 

22 
or  move  the  passenger  terminal  to  Back  Bay  or  Route  128, 

The  freight  handled  at  the  sheds  in  the  B,  &  A,  yards  could 

be  handled  in  Brighton,  although  for  at  least  one  industry- 

23 

leather-thls  would  work  some  hardships.   Exactly  what  the  effect 

of  this  abandonment  would  be  is  not  known. 

The  Railway  Express  sheds  in  the  South  Station  yards  seemed, 
at  one  time,  to  be  about  to  be  abandoned.   The  railway  express 
agency  is  still  operating,  however.   Future  plans  for  this  agency 
or  some  other  agency  to  replace  it  are  not  known.   Nor  is  it  known 
whether  the  demand  for  this  function  is  best  carried  on  at  the 
present  location,  or  if  it  can  be  relocated  to  advantage  of  the 
function  and  the  community  at  large. 

The  only  structures  in  the  area  which  seem  to  be  "givens"  are 
the  U,  S,  post  Office  (which  is  to  expand)  and  the  Edison  plant. 
Both  are  substantial  structures.   The  Edison  plant  is  strongly  linked 
to  adjacent  commercial  areas  since  it  supplys  heat  to  many 


19o  Appendix  1,  No,  7»  P»  3» 

20,  ibid,  p,  2, 

21,  See  exhibit  3, 


22,  S,  Weber.  BCPD, 

23, Appendix  1,  No,  7»  Po  2, 
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structures.   The  Post  Office  is  tied  to  rail  and  truck  transport- 
ation; in  these  terras  the  Post  Office  could  be  located  anywhere  to*» 
that  this  combiaation  is  available,  However,  the  greatest  volume 
mail  in  the  metropolitan  area  presumably  has  the  Boston  EBB  CBD  as 
origin  ar  destination.  This  link  limits  selection  of  sites,   Int 
terms  of  these  locational  requirements  the  site  is  satisfactory. 
The  only  r"eason  to  move  the  Post  Office  would  be  elimination  of 
rail  service  or  demand  of  the  space  for  some  other  use. 

There  have  been  a  number  of  proposals  for  the  South  Station 
and  B,  &  A«  yards.  The  use  of  the  B.  &  A  ,  yards  as  a  turnpike 
extension  terminus  was  discussed  above,   fhe  real  estate  firm  of 
Webb  &  Knapp  has  proposed,  that  the  areas  be  developed  over  the 
Turnpike  Terminus  and  llcw  Haven  rail  yards  as  predominantly  commerial 
and  office  space  as  an  extension  of  the  Cental  Business  District« 
As  proposed J  this  development  might  be  feasible  (this  has  not  been 

determined) o  However,  the  chief  reasons  given  for  the  proposed 

25 
dsvelopraent*»that  it  would  "  revitalize  the  existing  center^^-is 

incorrect.   Spreading  of  K  CBD  functions  over  a  greater  area  will 

decrease  the  advantages  of  concsntratlon  and  convenience.   The 

proposed  course  of  action  would  reduce  the  development  (or  redevelopment) 

potential  of  the  "existing  core,"  and  devitalize  rather  than  revitalize 

26 
the  core. 


2I4.,  Appendix  1«  No,  10,  page  on  Stage  la 

2^„    ibid,,  page  on  "what,  the  Terminal  Area  Will  Do',' 

26,  Appendix  1,   No,  11 « 
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The  Genral  Plan  for  the  Central  Business  District  of  the 

planning  Board  recognizes  this  (at  least  impliclty),  and  proposss 

27 
that  "compact  office  districts  are  retained  in  the  plan,"   and 

28 
"retailing  is  consolidated  (in  the  present  retail  core)"   while 

"wholesaling  and  manufacturing  activities« , ,  are  encouraged  to 

29 
locate  and  expand  in  the  South  Station  area,,.,"    The  BBB  CBD  plan 

proposes  that  the  South  Station  area  (area  la  and  lb  in  the  report) 

adt  as,  "a  transition  between  downtown  business  uses  and  wholesaling, 

30 
manufacturing,  and  industrial  areas,"    jn  brief,  considerable  study 

has  demonstrated  that  to  attain  certain  objectives  of  value  to  the 

31 

community  at  large    the  South  Station  should  not  be  redeveloped 

for  uses  such  as  office,  retailing  and  entertainment  which  are 
better  suited  to  locations  within  the  Central  ^usiness  District, 

Certain  non-CBD  uses,  a  parking  garage,  and  a  predominantly 
residential  complex  have  been  proposed  for  areas  la  and  lb  at 
different  times. 

The  predominantly  residential  complex  proposed  by  Dr,  D«  Gevinson 

a  developer,  was  intended  to  develop  the  South  Station  area  largely 

in  small  apartm_ents  renting  from  $100  to  $350  per  month.   The 

32 
proposal  was  analyzed  by  the  Planning  Board,   The  proposal,  as 

analysis  demonstrated,  while  desirable  in  many  respects,  v;as 


27o  op,  cito  (draft)  p,  32, 

28.  ibid,,  p,  33o 

29.  ibid.,  p,  3I1-. 

30.  ibid,,  p,  32, 

31.  The  bbjectives  are  stated  in  the  General  Plan  for  the  Central 
Business  Districto  See  appendix  2o 

32.  See  appendix  1»  No,  8. 
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objected  toooa  "largely  because  of  mistakes  in  the  data  and  the 

33 
conclusions  drawn  from  themo"    For  the  reasons  detailed  in  the 

analysis  this  particular  proposal  is  unlikely  to  takeplace,  at 

35- 
least  as  it  in  proposed,   although  negotiations  for  sale  of  the 

35 
South  Station  to  Dr.  Ge Vinson  are  purportedly  continulngo   Again, 

in  the  case  of  the  residential  proposal  for  the  South  Station 
area,  as  in  the  case  of  CBD  uses  for  the  area,  potential  for  re- 
development of  other  areas  will  be  reduced,  areas  which  in  the 
long  term  are  n:ore  suitable  for  residence.   For  this  reason,  even 
if  the  proposal  proves  feasible,  residential  use  of  South  Station 
should  be  discouraged. 

In  light  of  the  desire  of  the  railroads  to  rid  themselves  of  areas 
la  and  lb,  and  the  interest  of  developers  in  placing  the  highest 
return  use  possible  in  the  area,  there  is  now  and  presumably  will 
continue  to  be  a  great  deal  of  pressure  to  develop  these  areas  in 
uses  which  would  better  go  elsewhere «   The  particular  problem 
is  to  prevent  development  on  areas  la  and  lb  in  these  uses; 
discouraging  these  uses  while  encouraging  other  uses. 

Discouragement  of  undesirable  development  may  be  accomplished 

36 
ILn  part  by  the  present  Zoning  Codeo  Areas  la  and  lb  are  zoned  I-l55# 

an  industrial  zone  with  a  155'  height  limit,  which,  while  it  does 

not  prohibit  the  business  uses  proposed  for  the  area,  does  prohibit 

33.  ibido,  p.  1, 

3ij.»  The  proposal  also  conflicts  with  certain  FHA  requirementSo  (Seco 

1001-1102B) 
35o  Newspaper  reports,  February  196o« 
36.  Zoning  Atlas,  Downtown  ^oston  Proper, 
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37 
tiX9   residential  uses  that  hawe  been  proposed.    The  proposed 

Zoning  Code,  which  would  classify  the  area  M-2  (Manufacturing  use,  f.a.r. 

38 
of  2),    would  deny  residential  uses  but  again  allow  business 

39 
(retail  and  office)  uses.    The  residential  uses  may  be  discouraged 

by  keeping  the  present  area  designation  of  both  existing  and 

proposed  zoning  codes  and  maps;  this  is,  moreover,  in  conformity 

with  the  General  Plan  for  the  CBD  (q.v,). 

The  discouragement  of  the  business  uses  may  be  done  by  not 
granting  the  tax  concessions  usually  granted  to  new  develoDmentSo 
This  is  presumably  a  legitimate  use   of  the  tax  concession  a 
discouragement  of  undesirable  uses,  as  well  as  encouragement  of 
desiBsble  uses* 

The  area  cannot  be  condemned  to  diseconomic  use;  some  other  ase, 
non-residential  and  non-CBD  business,  must  be  a  viable  alternativso 
There  must  be  a  demand  for  this  location  of  a  sort  that  can  afford 
to  pay  for  the  land  and  develop  the  land  to  the  use. 

In  1958*  a  part  of  the  South  Station  Yards  was  proposed  for  a 

hi 

parking  garage,  by  the  South  Station  Garage  Committee o    This 
proposal  was  based  on  detailed  study  which  demonstrated  that  the 
garage  was  feasible  financially,  structurally  and  ffom  the  point 
of  view  of  traffic-i.e.,  the  ability  of  the  surrounding  streets  to 
absorbe  and  disperse  traffic  generated  by  the  facility.   The  proposal 
is  in  coflformity  with  the  General  Plan  for  the  CBD,  This  proposed 


37o  Zoning  regulations.  City  of  Boston,  Boston  1948,  Sec.  7,  p,  13  ff,, 

list  of  prohibited  uses  NOo  39ao 
38.  Proposed  Zoning  Boston,  May  1958  Map  #1« 
"9o  ibid.,  po  13#  Po  16,  po  17o 
Oo  Ignoring  for  the  moment  the  question  of  whether  or  not  the  whole 

concept  is  legitimats. 
l^-le  See  appendix  1,  No«  9* 
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use  seems  ti^ntatlvely  acceptable,  with  *wo  reservations,  firts,  the 
garage  need  not  be  constructed  to  house  a  bus  terminal  (see  above): 
Second,  the  entire  concept  of  the  present  South  Station  area  as  a 
terminal  center  should  be  re-examindd  (see  above),  and  so  the  placing 
of  the  garage  on  the  siteo 

Two  tther  possible  uses  for  this  area  are  the  result  of  invest- 
igations  by  GBESC,   These  usea  are  a  Graphic  Arts  Center  and  a  Women's 
Apparel  Center, 

The  Graphic  Arts  Center  requires  a  location  in  or  near  the  CBD 
where  most  of  the  prospective  customers  are  located.   The  two 
prospective  sites  suggested  in  the  report  (SW  section  of  N.  T»  Streets; 
Necco  and  A  Streets,  South  Boston)  are  less  central  than  areas 
la  or  lb;   the  N.  Y»  Streets  iite  is  in  part  vacant  and  in  part 
occupied  by  structures,  the  South  Boston  site  is  clear  but  for 
one  major  building,  with  the  rest  of  the  area  used  for  parking. 
In  terms  of  centrality,  areas  la  and  lb  are  preferable,  in  terms 
of  ease  and  speed  of  acquisition  probably  the  South  ^oston  Site  is 
preferable.   In  terms  of  cost,  rough  estimates  indicate  that  the 
ratio  of  land  value  to  building  value  on  the  South  Station  area 
would  be  about  1:8.   probably  costs  in  the  South  Boston  area  would 
be  about  the  same©    Ro  Bolam  of  the  BCPD  states  that  a  ratio  of 
up  to  ^sl  is  acceptableo 

turnpike  ~" 

\\2t,    If  the  JtKXX^llcK  extension  is  not  made  (see  above)  there  is  further 

reason  to  re-examine  the  placement  of  the  proposed  garage* 
43o  A  Report  on  Downtown  Boston,  GBESC,  undated;  ajso  Research  Report 

"to   the  Downtown  Subcommittee  of  the  GBESC,  Sept,,  195^ 
i+Ij-o  Tbid»,  (report  on  Downtown  Boston)  Figo  19o 
ii-So  Ploorspace,  building  330,000  sq,  ft.,  (source;  GBESC,  A  Report 

on  Downtown  Boston)  @  |lO,00  sq»  ft.  $3,3  million  if  land  at  |2o00 

sq,  ft,  (double  New  Haven  Railroad  Real  Estate  representative 
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The  Ufhe  Women's  Apparol  Center  requires  a  location  within  10  min- 
utes walk  of  the  retail  core  (buyers);  close  to  a  rapid  transit 
station  (workers);  close  to  expressway  (truck  ahipments)  and  close 
to  hotels  and  entertainment  (buyers).   Two  possible  sites  have  been 
suggested  for  this  Center;  one  at  the  edge  of  the  retail  core, 
another  in  the  North  Station  areao    In  terras  of  the  locational 
requirements,  each  is  approximately  equal  to  areas  la  and  lb,  with 
one  exception:  the  North  Station  area  is  more  distant  from  the 
retail  core,  hotels  and  entertainment.   In  terms  of  ease,   speed 
and  cost  of  acquisition,  the  South  Station  area  outweighs  the 
others,  since  both  suggested  sites  are  built  up.  In  addition, 
the  edge  of  the  retail  core  site  has  been  proposed,  in  the  Retail 
Core  Study  of  the  BCPD,  as  an  extension  of  the  hotel  and  entertainment 
district  rather  than  as  a  wholesale  and  manufacturing  area©   The 
North  Station  area  tentatively  (pending  findings  of  tho  Advance 
Planning  Ae«ociates)   would  seem  in  demand  for  relocation  of  businesses 
in  the  project  area  of  the  proposed  Government  Center,  From  this 
point  of  view,  the  areas  la  and  lb  would  seem  preferable  for  the 
Women's  Apparel  Center « 

These  2  uses  together  would  require  about  llo5  acres  ([j-o75  acres 
for  the  Graphic  Arts  Center;  608  acres  for  the  Women's  Apparel  Center), 


klo   GBESC  Downtown  Report,  figures  23,  23A  and  23B. 
48,  William  Kaplan,  BCPD,  10  February  I96O. 

J4.9*  See  this  report,  sedtlon  on  possible  reuses  for  areas  ^a  and  7b, 
footnote  on  Advance  Planning  Assoc,  Report, 

l\.5o    ( c ont , )  estimate,  note  11  above,  2/3  Gevinsons  proposal  offer, 

note  9  above,  land  val,  of  area  required  (214.0,000  sq,  ft,  including 
parking)  would  be  $ij.20,000. 
[|.6o  Assuming  building  costs  the  same,  area  required  the  same  and 
value  of  land  equal  to  assessed  value  of  land  (see  Exhibit  2,) 
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The  parking  garage  would  require  about  i|.  acres;  the  post  Office  10 
acres,  (including  expansion  cited  in  the  Boston  Herald  l/5/60), 
and  the  Edison  plant,  plus  or  minus  ,5  acres.   The  total  acreage 
requirement  of  thes  uses  is  about  26  acres  compared  to  the  t(ss.t±   total 
site  area  (gross)  of  plus  or  minus  [j.5  acres  allowing  for  streets, 
the  net  area  would  be  about  30  to  35  acres.   If  all  these  uses  are 
placed  in  the  areas  la  and  lb,  consumer  services  to  supply  them 
could  absorb  some  of  the  balance.   No  attempt  at  design  has  been 
made  at  this  time,, pending  more  detailed  investigation* 

Assumed  above  is  that  South  |tation  will  be  abandoned  or  at  least 
much  reduced  for  rail  passenger  service©  Even, if  this  occurs, 
freight  lines  will  have  to  be  retained  to  serve  the  Post  Office  and 
to  connect  with  the  Union  Freight  line  along  Atlantic  Avenue  until 
removal  of  the  uses  along  the  Avenue  make  possible  removal  of  the 
llneo   Provision  will  have   to  be  made  for  this  aervlce  in  the 
design. 

At  present,  switching  foora  the  New  York  Haven  and  Hartford, 
Providence  line  and  mainline  and  f  rom  the  ^oston  And  Albany  line 
to  the  Mj^dlands, Branch  and  the  South  Boston  freight  yards  is 
made  by  running  into  South  Station  and  switching  to  lines  out- 
bound to  the  NYNH&H  yards.   If  the  freight  sheds  in  the  South  Station 
yards  are  abandoned,  land  could  be  made  available  by  making 
the  connection  by  a  direct  curve  f^om  the  B  &  A  cut  to  the  NYNH&H 
lines  southbound  across  areas  6c  and  2e  over  a  filled  South  Bay 
(see  a^ove)o 
SUB  AREA  i^-a. 

Sub  area  i|.a  is  a  tBHct  of  about  1^.0   acres  bounded  by  Mass©  Aveo# 
Southampton  St»  and  the  Midlands  Division  of  the  NYNH&Ho 
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The  use  is  predominantly  wholesale  market  use,  giv&ng  the  area  its 

name  of  Newmarketo  The  market  was  established  in  the  early  1950 's 

inaccordance  with  a  number  of  reports  (see  Appendix  1,  No,  12,  13, 

II4.,  1).,  2,  and  3,), 

The  studie»  indicated  that  the  meat  dealers  had  the  most  at  to 

gain  by  the  move,  more  than  the  fruit  and  vegetable  dealers,  who 

in  turn  had  more  to  gain,  economically,  than  the  poultry  and  egg 

dealers.   Most  of  the  meat  dealers  did  move  to  what  became  known 

as  Newmarket,   There  are  no  written  reports  on  the  new  location. 

However,  Mr,  Iverson,  a  vice-president  of  the  Rockland-Atlas  Bank 

here,  who  has  been  at  the  Newmarket  Branch  of  the  bank  since  Newmarket 

began,  was  able  to  answer  questions  from  his  acquaintance  with  the 

50 
operation. 

The  meat  dealers  are  primarily  wholesalers  serving  the  retail 
and  institutional  houses.  There  is  some  manufacturing  and  process- 
ing (corned  beef,  frankfurters,  etc,)  in  the  area.  These  dealers 
areaa  good  cross-section  of  all  dealers  in  the  metropolitan  area; 
these  dealers  do  somewhat  over  half  the  metropolitan  area  business. 

Presumably  those  dealers  who  owned  the  buildings  which  were 
removed  to  make  way  for  the  expressway  were  compensated  for  the 
structures.   Compensation  for  moving  expenses  for  owners  and  renters 
was  probably  low,  since  meat  dealers  do  not  carry  large  inventories. 

About  half  the  business  done  in  Newmarket  is  carried  on  in 
large  owner-occupied  structures.  The  rest  is  carried  on  in  two 
co-operative  structures:  each  individual  who  owns  a  bay  also  holds 

50,  Telephone  interview  with  Mr.  Iverson,  February  196o» 
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16. 
stock  in  the  co-operative.   100?^  financing  of  land  costs  (outright 
purchase)  and  construction  was  provided  by  Providence  Produce  Ware- 
hous,  a  wholly  owned  subsidiary  of  the  New  Haven  R.  R,,  on  a  20 
year  basis.   The  New  Haven  cornered  the  income  from  freight  handling, 
of  course,  but  there  doesn't  seem  to  be  a  subsidy  involved: 
the  businesses  are  d oing  well,  and  over  half  of  the  originAl  $12 
million  loan  now  has  been  picked  up  by  large  insurance  corapanieSo 

The  meat  dealers  have  fared  well  at  the  new  location:  although 
they  are  doing  more  business,  better  layout  has  made  it  possible 
to  do  so  with  less  help©  There  is  also  a  saving  on  cartage: 
unlike  the  old  market,  the  meat  comes  in  by  rail  on  one  side  of 
the  structure  end  is  shipped  by  truck  from  the  other  side;  it  is 
said  that  the  savings  on  cargage  ±xx  are  equivalent  to  the  rent. 

There  are  disadvantages  to  the  site.   Some  business  is  thought 
to  be  lost  to  those  meat  dealers  still  in  the  former  market,  where 
it  is  possible  to  pixrchase  both  meat  and  nroduce  at  the  same 
locationo   However,  this  is  an  important  consideration  only 
to  xa3t±jk  small  retailers  who  form  a  small  and  declining  part  of  the 
business.  Another  Ait   disadvantage  is  the  rail  set-up.   There  is 
one  siding  for  the  entire  Newmarket  rather  than  a  siding  for  each 
major  receiver.   This  sssut  causes  some  delays. 

However,  the  advantages  outweigh  the  disadvantages  for  the 
dealers,  the  railroad  and  the  truckers,  who,"o««think  it's  terrific- 
there  «s  no  waiting,"  And  although  the  market  peak  traffic  is  earlier 
than  the  usual  8:00AM  to  9:00AM  peak,  so  conflicts  aren't  extreme, 
the  CBD  has  gained  to  some  extent  from  the  removal  of  much  of  the 
meat  market  traffic. 
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A  maj^r  problem  is  the  transition  from  manvifac taring  uses  to 
residential  uses  in  area  C  (see  Exhibitl),   The  General  Plan  Section 
of  the  BCPD  has  tentatively  proposed  a  new  cross  town  connection 

ioinine;  Dudley  St.  to  Norfolk  St,,  with  this  new  crosstown  street 

51 
to  act  as  a  barrier.    The  area  is  now  one  of  mixed  incompatible 

uses;  problems  involved  in  de-mixing  it  have  not  been  investigated 

yet,  nor  have  possibilities  been  assessed. 

An  integrated  wholesale  market  has  been  proposed  for  some 

52 
time  for  the  areas  here  designated  as  2a  or  3a<»    In  general  (as 

stated  above)  the  advantages  of  relocation  were  not  as  great  for 

food  wholesalers  other  than  meat  dealers.   It  is  said  that  the  a 

advantages  of  relocation  have  declined  with  time,  so  much  so  that 

those  food  wholesalers  now  located  in  various  locations  (Paneuil 

Hall  area.  South  ^oston,  Charlestown)  would  not  move  unless  they 

53 
were  forced  to  move.    The  reason  for  the  reluctance  to  move  is 

that  -  despite  admitted  diseconomies  at  present  locations, 

diseconomies  largely  due  to  transhipment  inneff iciencies—ihai  the 

higher  rentals  in  a  new  consolidated  market  would  more  than  off -set 

lower  costs  gained  through  increased  transportation  efficiencyo 

The  reasoning,  based  on  estimates  in  the  various  studies  could  be 

checked  by  comparing  the  estimated  savings  for  the  meat  market  with 

the  actual  savingc  at  the  new  location.   This  has  not  been  done 


51 0  R.  Green,  General  Planning  Section,  BCPD,  12  February  I960, 
52,  Appendix  1,  No,  2,  3,  1^.,  11,  and  ©specially  12,  I3,  and  ll;., 
53»  Harry  Moul,  Grad,  Student  in  city  planning,  M.  lo  T,  based  on 

personal  interviews  with  wholesalers, 
5lfo  This  may  not  apply  for  the  produce  terminal  in  South  Boston,, 
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formallyo   As  the  Interviewee  quoted  above  said,  however,  the 
meat  dealers  are  very  much  satisfied  with  the  new  location;  but 
this  is  not  a  substitute  for  a  quantified  judgement  which  is 
necessary  for  comparisono   Even  so,  it  is  quite  possible  that  such 
a  study  would  not  prove  to  be  fully  persuasive  to  the  market  men. 
They  would  not  move,  probably  unless  the  present  market  is  areas 
were  takeno 

The  C3D  plan  proposes  redevelopment  for  the  Paneuil  Hall  marketo 
Most  of  this  area  will  go  to  an  extension  of  the  waterfront  re- 
ddevelopment  area  and  perhaps  a  residential  development  which  is 
an  extension  of  the  present  North  End  residential  area,   (A  part 
of  the  CBD  proposal  Is  that  enough  of  the  wholesale  market  be  retained 
to  serve  downtowns   This  wouDd  ::cei:i  to  defeat  the  advantages  of  a 
consolidated  raejrket.   It  might  also  be  unworkable o)   The  proposal 
seems  to  be  reasonable  in  terms  of  the  city's  borrowing  power  for 
redevelopment,  based  on  rough  estimates  and  cilowing  for  redevelopment 

55 

for  the  South  Cove  area.    The  proposal  may  or  may  not  be  reasonable 
in  terms  of  market*  Whether  or  not  the  proposals  are  reasonable 
in  t^rms  of  market  has  net  been  determined  clearly.  This  must  be 
determined  as  a  prerequisite  to  relocating  the  Faneull  Hall  whole- 
sale market*  Since  a  consolidated  wholesale  market  requires  a  ixgs 
large  site,  timing  of  relocation  and^hence  timing  of  market  for 
the  old  location-is  important.  With  time,  inroads  on  the  few  large 


55»  Total  costs  of  South  Cove,  North  End  residential,  IJorth  End 

waterfront  and  Faneuil  Hall  Market  Area  (city's  share)   $10,000,000 
which  added  to  city's  present  commitments  (Castle  Sq,  adjusted 
to  Federal  aided  project)  of   $lij.,500,000  is  80^  of  the   $30,750,000 
statuatory  borrowing  limit. 
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available  sites  may  make  these  sites  unavailable* 

The  site  originally  proposed  for  the  market,  the  South  Bay 
area,  has  been  cut  up  by  the  South  East  Expressway;  at  present, 
enough  land  exists  or  can  be  created  in  the  area  (in  this  report 
2a  said  6d«Exhibit  1)  for  a  relocated  markets    At  the  present, 
8|c  this  site  is  the  HRijpm  only  one  of  satisfactory  size  in  this 
general  area*   Sincy  the  meat  markets  are  now  in  the  area,  the 
balance  of  food  wholesalers  must  be  located  here  to  attain  the 
advantages  of  a  consolidated  markets  A  possible  site  may  exist 
some  where  in  the  South  SXXK  Boston  waterfront  (Areas  7  series. 
Exhibit  1)  but  this  possibility  has  not  been  explored. 

The  basic  questions  to  be  answered  are;  1,  What  is  the  feasibility 

of  the  proposals  which  would  make  relocation  of  the  downtown  market 

necessary?  2,  Is  the  South  Bay  site  the  best  site  possible? 

In  general,  feasibility  of  a  consolidated  market  is  do^^btful^ 

no 
No  pressing  market  for  the  land  downtown  exists  an  hence/immediate 

reason  to  push  the  market  out.   The  costs  of  the  new  market, 

have  57 

vis-a-vis  revenue;  h©3?e  increased  since  1952,'    In  I960  it  is  no 

longer  possible  to  say  as  the  1952  report  said,  "that  these  rents 
^e  within  the  range  of  the  abilitv  to  pay  of  the  prospective 
tenants  for  the  proposed  market." 

The  South  Bay  site,  which  is  t-h©  only  easily  acquired  site  of 
sufficient  size,  would  r equire  elimination  of  the  passenger-train- 
turning  loop  track.  This  could  be  done  by  constructing  a  new 


560  See  Exhibits  i^.  and  5» 

57o  See  Appendix  i]., 

5S«  Appendix  1,  No,  13,  p.  27, 
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link  as  shown  In  Exhibit  6  which  would  make  possible  a  T-reverse 

rather  than  a  loop  reverse  of  direction  of  passenger  trains* 

This  link  would  be  made  from  the  fB&A"  cut  to  the  Midlands  Branch 

connection  just  north  of  the  existing  Buoadway  bridge  after  the  area 

6c  (Exhibit  1)  has  been  filled.  Although  the  link  could  be  made 

after 
now,  it  would  be  more  expensive  now  than  B^riixx  the  fill,  since  a 

bridge  would  be  required. 

A  further  difficulty  is  that  the  cnetral  part  of  the  area 
has  been  proposed  for  a  football  stadium.   Negotiations  are 
currently  underway  for  construction  of  tiie  stadium  within  the  loop 
tracko   The  question  has  not  been  settled-it  hasn't  been  asked 
before  now-as  to  whether  this  area  is  best  used  for  a  market,  a 
stadium  or  some  other  use.  The  advantages  of  the  stadium  at  the  4te 
were  summarized  in  a  letter  from  Danald  M,  Qraham,  Planning  Admin- 
istrator to  John  ColliiJs,  Mayor  of  the  City  of  Boston  February  12, 
19dOo    The  advantages  of  the  stadium  to  the  city  are:  increased 
use  of  hotels,  restaurants,  etCo>  induced  by  the  facility;  use  of 
the  stadiir  parking  lot  as  a  downtown-overflow  lot;  cause  the 
filling  of  the  South  Bay  and  Port  Point  Channel,  Tax  revenue  from 
the  stadium  are  not  cited  as  and  advantage o   Since  special  tax 
arrangements  may  not  increase  tax  revenues  from  the  site  -  and  may, 
if  the  public  authority  method  of  construction  is  used,  as  has  been 
proposed,  may  decrease  revenues.   The  advantages  of  this  site  h*  to 
the  stadium  is  that  is  is  extremely  accessible,  by  both  private  car 
and  transit;  that  100  acrds  of  l?,nd  could  be  acquired,  enough  for 

59»  BCPD  Piles, 
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a  65*000  seat  stadium  and  a  parking  area  for  15»000  cars  -  and 

amount 
this  xBusa^  of  parking  combined  with  an  expressway  and  ctreet  system 

60 
Including  a  new  road  parallel  to  and  replacing  Dorchester  Avenue. 

gives  excellent  automobile  accessibility.   Proximity  to  a  transit 

line 

xlauUbsiKXX  comparative  proximity  to  transit  station  and  further  the 

feasibility  of  a  new  transit  station  to  serve  the  stadium  mean  that 

the  site  is  accessible  by  transit.   Beyond  this,  stated  proximity 

to  the  CBD  would  make  the  stadium  attractive  for  large  conventions 

and  other  mass  attractions. 

The  chief  advantages  of  the  site  for  football  stadium  use  is 

that  it  is  in  an  area  which  is  accessible  to  those  people  who  do 

not  have  cars.   This  would  not  be  so  in  the  out-of«town  sites 

previously  proposed  for  the  stadium.  Prom  the  point  of  views  of 

total 
those  with  cars,  the  site  centrally  located  in t  erms  of  the  takkl 

metropolitan  area  population.   If  the  stddium  were  built  as 

proposed,  there  would  be  a  shortage  of  from  3,000  to  i|.,500  car 

spaces;  if  the  stadium  is  a  30,000  seat  stadium  as  present  plans 

61 
intend,  the  shortage  will  be  660  to  2000  car  spaces. 

In  both  the  BCPD  proposal  and  the  present  plan,  the  stadium 
is  more  than  a  half  mile  from  a  transit  station,  well  beyond  what 
is  usually  considered  acceptable  walking  distances. 

These  two  factors  could  spell  difficulties  for  the  stadlto* 
Parking  for  the  30,000  seat  stadium  could  be  provided  on  an  expanded 


6o«  Connecting  with  downtown  by-pass  (see  above  under  la  and  lb)  and 

Morrisey  Blvdo  -  proposed  by  the  South  Boston  District  plan,  BCPD,196o, 
61.  See  Exhibits   and   ;  also  Appendix   •  .^^^ 
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site,  a  site  similar  to  that  proposed  for  the  market.   There  have 

been  proposals  to  reduce  the  walking  distance  from  transit,  in 

order  to  obviate  this  problem.   One  proposal  Is  for  a  "speed  walk^ 

the  other  a  new  station.   No  estimate  of  co3t:benefit  have  been  made. 

However,  since  the|^  stadium  will  be  used  only  infrequently,  it  is 

quite  unlikely  that  construction  of  a  speed-walk  or,  more  especially 

a  new  station  by  the  MTA  would  be  justified,  even  taking  into  account 

the  service  pxirpose  (rather  than  profit  purpose)  of  the  Authority. 

Similar  problems  would  occur  at  any  site,  however:  this  site 

is  not  unique  from  the  point  of  view  of  handling  traffic  generated 

by  the  stadium.   Nor  is  it  likely  that  the  builders  of  the  stadium 

will  be  concerned  with  these  problems,  to  the  degree  that  time, 

money  and  effort  will  be  spent  eliminating  them.  William  Sullivan, 

promoter  of  the  stadium  has  been  quoted  as  saying  that,  ",,. tele vision 

iia.x  fees  will  take  care  of  all  expenses;  the  gate  receipts  will  be 

62 
so  much  gravy," 

The  presently  planned  stadium  is  to  be  a  skeletal  structure, 

with  comparatively  low  taxable  value.   Nor  will  the  stadium  employ 

many  peeple;  th«3e  it  does  employ  will  be  largely  part  time.   It 

is  quite  unlikely  the  stadivim  will  generate  convention  business, 

as  has  hopefully  been  stated.   To  draw  such  business,  a  convention 

63 
facility  must  be  within  walking  distance  of  hotels   nor,  according 

t<»  Nelson  in  his  "Se]©  ction  of  Retail  Locations"  would  the  stadium 

to 

62.  Mr,  Fitzgerald,  Mr,  Sullivan's  real  estate  representative, 
63*  A  Report  to  the  County  of  Los  Angeles,  A.  D.  Little  Co, J  interviews 
with  E,  Sherry  of  the  Convention  and  Toixrist  Bureau  of  the  Greater 
Boston  Chamber  of  Commerce,  For  full  exploration  of  this  subject 
see  Opera  House  folders,  BCPD  files. 
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be  likely  to  increase  restaurant  business.    The  advantage  of 
locating  a  stadium  in  South  Bay  would  be  symbolic:  home  stadium  of 
a  Boston  team  in  Boston;  the  advantage  of  a  comparatively  central 
location;  the  advantage  of  transit  accessibility  of  sorts.   No 
one  of  these  advantages  cannot  be  satisfieid  as  well,»e  without 
nearly  as  much  capital  outlay  at  Fenway  Park,  Also,  Fenway  Park 
is  close  to  restaurants:  close  enough  to  assure  increased  business 
to  these  facilities.   This  proposal  can  be  encouraged  through  with- 
holding tax  concessions  to  a  South  Bay  Stadium,   The  proposal  is 
in  disagreement  with  the  Fens  District  Plan,  which  would  redevelop 
Fenway  Park  for  office  use.   The  Fens  District  Plan  is  itself  at 
variance  with  the  CBD  plan  which  woul''.  concentrate,  rather  than 
disperse  the  office  area.  For  the  reasons  outlined  above  under 
la  and  lb,  this  study  supports  the  CBD  plan,  and  hence  proposes 
continued  use  of  Fenway  Park  at  its  present  intensity,  although 
with  expanded  use. 

The  principal  advantage  to  the  city,  its  people  and  to  some 
particular  use  is  that  the  South  %y  area  will  be  left  open  to 
a  use  which  can  utilize  far  more  fully  than  the  stadium  the 
locational  advantages  of  the  site  -•  high  goods  movement  accessibility, 
centrality,  large  site,  etco,— while  offering  substantial  employment 
and  tax  base. 

Despite  the  results  of  the  analysis  of  the  economic  report  on 
the  market,  above,  which  make  economic  advantages  of  market  re- 
location to  the  site  doubtful,  this  site  remains  the  only  good  site 
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for  a  consolidated  market.  And  the  locational  advantages  of  the 

site  have  been  strengthened  by  the  location  of  the  consolidated 

meat  market  in  an  adjacent  site.  From  the  point  of  view  of  economics, 

it  should  be  emphasized  that  many  market  operators  ami  are  marginal, 

even  in  the  present  low  cost  location;  that  certain  of  the  operators- 

the  more  successful  ones-  have  been  and  still  are  in  favor  of  a 

65 
consolidated  market,  even  those  in  the  fruit  pcoduce  terminal 

have  expressed  an  interest  in  a  new  terminal.   In  light  of  these 

factors.  It  may  be  that  with  an  announced  scheduling  of  redevelopment 

future) , 
of  the  present  market  area  (which  should  be  possible  in  the  tsitsjama 

marginal  operators  will  decline  more  rapidly  than  in  the  past; 

compensating  of  those  remaining  when  the  market  is  to  be  relocated 

will  remove  the  rest;  and  a  new  consolidated  market  will  open, 

occupied  by  sound  business/  Whether  or  not  this  rationale  is  rational 

has  not  been  determined,  A  beginning  could  be  made  by  a  closer 

analysis  of  the  estimates  of  the  meat  market  relocation  vis-a-vls 

the  economics  of  the  relocation  which  actually  took  place  and  Is 

still  taking  place, 

SUB  AREA  3a 

Sub  area  3a  is  presently  planned  by  private  Interests  for 

666 
expansion  of  the  consolidated  meat  market  and  for  light  industry, 

T|iese  uses  seem  the  most  suitable  for  the  area;  placing  the  uses 

investigation 
in  the  area  would  seem,  on  the  basis  of  tentative  JcwTwytxgBlttWH  to 


6^«  Appendix  1,  No,  13*  Harry  Moul,  MIT  interview, 

66,  N,  Y,  N.  E%   &  H.  R.  R,;  Herman  Banquer,  real  estate  developer. 
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benefit  the  city  through  increased  tax  revemie,  freeing  of 
Inlying  land  for  more  intensive  use  and  the  city's  citizens  through 
increased  employment.   The  traffic  generated  by  more  intensive  use 
of  the  land  should  not  be  disruptive.  Although  peak  hour  traffic 
is  somewhat  congested,  for  those  employed  in  the  area  an*  alternative 
means  of  transportation  -  mass  transit  -  is  available.   Off  peak 
traffic  is  not  congested  now  and.  Is  not  likely  to  become  con- 
gested, especially  since  the  market  traffic  is  not  concentrated 

in  the  usual  worl^ing  day. 
problem  is 
The  major  {SSjsIsSsbixxks  likely  to  be  increased  pressxire  for 

conversion  of  land  in  the  now  residential  area  east  of  Boston  St. 

to  non-residential  uses.   Such  conversion  could  not  but  have  an  un- 

salutary  effect  upon  what  would  seem  to  be  a  residential  complex 

with  many  years  of  life  remaining.   It  is  porposed  that  zoning  be 

held  most  strictly  until  such  time  as  the  area  as  a  whole  becomes 

suitable  for  redevelopment,  and  at  that  time  be  redeveloped  for  a 

non-residential  use. 

CIRCULATION: 

The  intention  of  any  detailed  circulation  plan  for  the  study 

area  should  be  to  facilitate  access  to  the  area  from  major  through 

throughfares.   The  proposals  of  the  South  Boston  District  Plan  to 

increase  traffic  through  the  area  especiall  since  the  intention  of 

the  through  route  is  to  "...serve  as  an  aixiliary  facility  to  the 

expressway,  which  is  much  in  need  of  some  parallel  road  to  relieve 

congestion  accruing  to  the  downtown  bottleneck." 
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The  congestion  is  peak  hour  congestion«   Peak  hour  congestion  is 

not  to  be  relieved  by  highways— this  is  not  only  recognized  by 

68 
highway  engineers,    but  in  the  case  of  Boston  is  positively 

proposed  by  the  plan  for  the  Central  Business  District— a  through 

route  is  desirable  neither  from  the  point  of  the  CBD  nor  this 

area»   New  streets  will  be  needed  in  the  area,  as  suggested  by  the 

South  Boston  District  Plan  "o..to  aid  in  the  marketability  of  land 

69 
for  industrial  purpose."    Since  these  streets  should  bo  feeders 

to  existing  routes  and  service  particular  establishments  or  groups 

of  establishments,  the  location  of  the  routes  are  contingent  upon 

specific  proposals  and  no  advantage  is  gained  by  showing  alignmaats 

at  this  stage. 

SUB  AREA  7h. 

Castle  Island  Terminal  presently  owned  by  the  Ul  S.  Governmant 

is  leased  to  the  Mass,  fort  Authority,  which  in  turn  has  leased 

parts  cf  the  terminal  to  Luckenback  Steamship  Lines  and  Wiggins 

Terminals  1^0"   Castle  Island  Terminal  is  used  primarily  as  a 

lumber  terminal,  though  some  general  freight  is  also  unloaded  at 

the  piers.   The  Port  Authority  has  recently  advertised  for  bids, 

;1^1, 000,000  iworth  of  roadway  and  pier  improvements  within  the  terminal 

area.  The  physical  condition  of  the  terminal  generally  is  in  good 

shape,  A  staff  member  of  the  BCPD  in  a«  telephone  Interview  with  a 

member  of  the  Port  Authority  staff,  was  told  that  the  Luckenback 

Lines  might  reduce  or  eliminate  their  carrying  of  lumber  and 

canned  goods  that  they  carry  from  the  West  coast  to  the  East  coast 

via  the  Panama  Canal*  The  reason  given  was  that  with  the  reduction 

of  freight  rates  by  the  railroads  serving  the  areas  involved  it 

may  become  unprofitable  due  to  competition  of  the  railroads  to 
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ship  these  conimodltlcs  via  ship.  The  railroads  seduced  their  rates 

to  try  and  offset  the  competition  from  the  recently  opened  St» 

Lawrence  Seaway* 

SUB  AREA  7g 

Boston  Edison's  main  power  plant  and  heating  plant  for  downtown 

Boston  is  located  here#  The  physical  plant  is  in  sound  condition. 

The  plant  depends  upon  large  coal  shipments  by  water  to  meets  its 

fuel  requirements.   The  other  half  of  the  area  is  occupied  by  the 

White  Fuel  Co,,  which  has  just  completed  new  storage  tanks  of 

38,000,000  gallons  capacity  added  to  their  previous  capacity  of 

82,000,000  gallons  giving  c   total  capacity  of  120,000,000  gallons 

of  oil  at  the  facility.   This  fuel  depot  can  handle  the  largest 

70 
coastal  tankers  in  use  and  ones  planned  for  the  immediate  future. 

The  problem  of  a  proper  transition  between  the  uses  in  7g  and 
7h  which  must  bo  retained— and  the  residential  uses  existing  and 
proposed  for  area  P  is  a  major  design  problem,  one  that  will  be 
treated  in  the  second  stage  of  the  study.   It  is  possible  that 
investigation  will  show  that  rents  in  P  increacs  as  distance  Kway 
from  7g  and  Jh   increase.   If  this  is  so,  it  may  be  worth  while  for 
the  present  to  create  a  park  buffer  through  removal  of  a  few 
residentie"*  units  bordering  Pirst  Street  in  order  to  stabilize  the 
rest  of  the  area, 
SUB  ARSA  7f 

This  entireqirea  is  government  owned.   The  Army  Base  pier  and 

70,  Greater  Boston  Eueiness,  April  1959*  P*  29,  Sept,  1959*  ?•  3$o 
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storage  sheds  have  been  leased  by  the  Array  to  the  Port  Authority 
for  commercial  use.  The  pier  facilities  were  recently  (2-3  years 
ago)  modernized  at  a  cost  of  approximately  $12,COO,000« 

The  remaining  area  is  the  U.  S.  Naval  Shipyard,  South  Boston 
Annex»   The  Navy  has  recently  announced  that  this  facility  will  be 
closed  ±  with  the  exception  of  the  dry-dock  (  one  of  the  largest 
in  the  world)  in  the  near  future.   Since  this  time,  the  Mass. 
delegation  to  the  Congress  has  met  with  the  Navy  Department  in 
regards  to  greater  use  of  the  shipyard  facilities  in  Boston  and 
to  widening  the  South  Boston  drydock  to  handle  the  large  angle 
deck  carriers  presently  in  use.   The  wooden  "finger  piers"  at  the 
annex  were  built  during  the  Second  War  for  berthing  of  fighting  ships 
that  were  used  in  convyy  duty  in  the  Atlantic,  They  are  presently 
used  as  berthing  space  for  "jeep"  carriers  of  WWII  vintage,  which 
are  obsolete,  and  are  being  scrapped  by  the  Government  one  by  one. 
What  use  the  Navy  has  for  these  piers  when  the  mothballed  carriers 
are  gone  is  not  known  at  this  time. 


SUB  AREA  7d 

With  the  exception  of  the  offices  and  a  small  warehouses  of  the 
Walworth  Company  and  the  A  &  P  Fish  and  Produce  BuiM  ing,  this  area 
is  almost  all  a  railroad  yard.  The  area  is  also  used  for  the  st<)rage 
of  foreign  cars  before  they  are  shipped  to  other  sections  of  the 
country,   A  small  section  of  the  area  opposite  E  Street  is  used  as  a 
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truck  termlnalo   Much  of  the  railroad  yard  area  is  used  as  storage 
for  gondola  cars  filled  with  scrap  waiting  export  from  the  Porto 
The  track  area  immediately  adjacent  to  the  ramp  leading  doTm  from 
the  viaduct  to  Northern  Ave*  has  been  blackedtopped  and  has  a  heavy 
concentration  of  refrigeratored  railroad  ^a-^So   1^  f  c  not  known  at 
this  time  whether  this  area  is  used  for  unloading  of  these  cars 
or  loading.   It  has  been  observed  that  ice  is  piled  alongside  many 
of  the  cars,  which  usually  means  that  they  were  recently  unload edo 
What  type  of  goods  are  carried  is  not  known,  or  the  volume  and 
ultimate  destinations 
SUB  AREA  7e 

This  area  presently  has  only  one  pier  available  for  ocean 
shipping  uses  (pier  5*  Commonwealth  Pier)  which  is  in  need  of  repair* 
This  is  the  only  pier  in  the  port  available  for  passongGr  u?e,  but 
the  facilities  for  passengers  are  inadequatco   This  is  an  especially 
paradoxical  situation,  since  boston  is  the  second  largest  port  in 
passenger  traffic  in  the  countryo 

Pier  six,  the  fish  pier  has  steadily  declined  in  volume  of  business 
due  to  the  obsolence  of  the  pier  and  buildings  on  it,  the  competition 
from  the  Maritime  Provinces  and  increasing  import  of  "cheap"  fish 
from  foreign  countries  such  as  Ideland,  Norway,,  etc.c.  The  fish 
pier  when  it  was  the  largest  facility  of  its  kind  in  the  world  did 
not  do  much  processing  of  fisho   Most  of  the  processing  was  cutting 
and  packing  the  fish  in  wooden  barrells  and  shipping  them  to  other 
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sections  of  the  country  and  New  England*  When  the  super  market 

became  papular,  fish  was  then  packed  in  containers  ready  to  cook 

or  eat,  and  the  fish  pier  was  not  equipped  to  handle  this  type 

of  processing.   The  large  fish  companies  at  the  pier  at  this  time 

decided  that  a  move  to  gloucester  would  be  better  for  them.  The 

reasons  behind  the  move  to  Gloucester  rather  than  selection  of  a 

new  site  in  Boston  close  to  the  water  is  not  known  at  this  time« 

Wfth  the  moving  of  the  processing  to  Gloucester,  the  boats  also 

moved  to  Gloucester,   Increasing  imports  of  fish  from  foreign 

countries  is  forcing  the  few  remaining  boats  in  the  Boston  area 

out  of  business,  (This  loss  of  buiiness  is  not  only  experienced  in 

Boston,  but  all  over  the  Eastern  Seaboardo  An  outside  possibility, 

worth  investigating,  is  that  opened  by  the  newly  discovered  tuna 

grounds  in  the  Atlantic*  This  inc  combination  of  an  expanding 

population  and  increased  food  demands  may  justify  nev/  fish  handling 

facilities  in  Boston, 

Piers  2  and  Ij.  have  been  gutted  by  fire  and  are  not  used  for 

any  commercial  activity.   Pier  1  is  used  for  bulk  construction 

material  such  as  sand,  cement,  etc,*  and  also  has  a  few  sheds  used 

for  private  storage.   The  bulk  material  handled  at  pier  1  can  be 

easily  shifted  to  another  location  on  the  waterfront.   It  is  not 

a  large  facility  at  present.  The  Boston  Port  Authority  in  its 

71 
report  of  1951   proposed  a  new  development  for  this  s  ection  of 

Northern  Avenue, 

71,  Boston  Pert  Authority,  Annual  Development  Report,  195l>  p»27-32« 
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The  development  wac  listed  as  the  fifth  step  in  the  Master  Plan 

for  the  Port,   The  reasoning  at  the  time  fa  of  the  report  was: 

"All  of  the  projects  except  the  Northern  Avenue 
development  are  replacements  of  existing  obsolete 
facilities  with  modarn,  efficient  terminals,,   It 
was  not  and  is  not  possible  to  proceed  with  any  more 
than  one  project  at  a  time  without  jeopardizing 
the  ability  of  the  Port  to  handle  the  needs  of 
waterborne  comracrceo   Therefore,  it  has  been 
necessary  to  proceed  cautiously  with  the  Master 
Plan,  one  pier  at  a  time,  assimilating  into 
other  piers  the  business  of  the  pier  undergoing 
constr\i?tion  or  re  cons  true  tion*   After  the 
tremendous  efforts  that  the  Authority  has  made 
to  promote  and  develop  more  business  for  the  Port, 
it  did  not  want  to  be  placed  in  the  disadvantageous 
position  of  being  forced  to  turn  Hway  commerce  until 
the  projects  are  completed,  with  the  resr.lting 
handicap  of  having  to  attempt  at  a  later  date  to 
regain  the  lost  traffic," 

Of  the  five  projects  this  project,  number  5  is  the  only  one  not 
to  have  been  started.   Project  number  l\.f   Castle  Island  Terminal, 
has  just  been  let  out  for  bids  (see  above).  The  total  cost  for 
the  r^oject  in  November  1951  was  estimated  as  $ll^,360,000.  Revised 
to  1959  the  cost  would  be  fl9,66o,OOOe   The  Mass,  Port  Authority 
successors  to  the  Boston  Port  Authority  has  concentrated  most  of 
its  spending  on  the  Logan  International  Airport  and  the  Mystic 
River  Bridge,   Out  of  a  bond  issue  of  $71,750,000  only  |3, 000, 000 
would  be  applied  to  the  Port.  With  this  merger,  the  Port  becomes 
the  "little  sister"  to  the  other  facilities.   Because  the  other 
facilities  produce  more  revenue,  they  receive  the  greater  share 
of  money  for  imp!^ovementa«   Neverthless,  the  proposed  facility 
is  still  required, 
SUB  AREA  7a 

Starting  from  the  Southwest,  an  area  of  slum  residential, 
moving  JUsirazEii  toward  the  Northeast,  this  area  is  occupied  by 
institutional,  manufacturing,  warehousing,  and  transportation  useso 
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The  largest  firm  in  the  area  is  Gillette 'So   The  area  north 
of  Gillette  Park  is  an  area  of  mixed  land  uses,  though  most  of 
the  buildings  are  of  the  same  type.   This  area  was  predominately 
a  warehouse  area  of  the  wool  trade »   Since  the  decline  of  the  wool 
industry  in  New  England  this  area  has  seen  a  change  in  use  of  the 
buildings.   Now  in  thearea  are  a  clothing  factory,  a  paper  company 
furniture  xtaxi^  store,  etc..  There  is  also  a  large  stretch  of 
vacant  land  along  the  Fort  Point  Channel o   The  sugar  refinery  will 
be  leaving  this  area  in  the  near  future.  Expansion  plans  of  the 
Gillette  Coo  are  discussed  under  6b  aboveo 

If  the  railyards  in  2a  and  2b  go  into  a  more  lictKXKi  intensive 
use,  7a  and  Je   may  have  to  replace  the  South  Bay  railyards« 
SUB  AREA  7b 

Area  7b  cohtains  a  warehouse  area  and  part  of  the  New  Haven 

railyards.  This  area  is  similar  to  7a  in  regard  to  the  mixed  use 

former 
of  the/wool  warehouses.   There  are  no  la*  ge  firms  in  the  area  at 

present. 

The  future  use  of  areas  7a  and  7b  as  commercial  areas  depend 

on  a  number  of  factors:  the  market  for  the  use  of  the  nm  mmptf 

Is 
warehouses,  the  cost  of  conversion, /the  cost  of  the  conversion 

justifiable  in  terms  of  the  demand?  Depending  on  these  factors, 

the  area  designation  may  be  either  rehabilitation  or  redevelopment o 

The  same  factors  are  applicable  in  the  case  of  redevelopment.  The 

same  question  is  to  be  answered  in  either  case. 

A  possible  use  af  areas  7a  and  7b  is  a  relocation  area  for 

those  businesses  to  be  displaced  by  the  proposed  Government  Center* 

The  questions  to  be  answered  are:  is  this  a  suitable  area  and  are 

the  present  structures  suitable.   Probably  those  now  in  the  Govern- 
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merit  eenter  §rea  would  find  It  preferable  to  relocate  in  old 

structures  adapted  to  tiiein  needs.  The  present  owners  are  willing 

72 
to  alter  the  structures  to  suit  requirements  of  prospectiv^e  tenantSo 

Whether  this  is  so  or  not,  and  what  the  answers  are  to  the  other 

questions  should  be  determind  by  a  current  study  of  Advance  Planning 

Associates  for  the  North  Station  Mercants  Association,   The  study 

should  be  available  by  the  spring  of  I960, 

SUB  AREA  7e 

Area  7©  is  divided  into  3  areas,  the  railyards  along  the 
western  edge,  the  Navy  facilities  along  the  eastern  side  and  various 
commercial  uses  in  the  middle.   The  rail  yard  is  part  of  the  yard 
mentioned  in  areas  7r  and  7b,   The  Navy  property  comprises  a  large 
building  converted  from  a  wool  warehouse  into  a  receiving  station, 
and  a  large  tract  of  vacant  land. 

The  commercial  land  is  used  primarily  as  a  warehouse-distribution 
center,   "S^op  and  Shop"  has  a  large  food  distribution  center  ii  this 
area,  however  the  firm  has  recently  built  a  large  food  distribution 
center  in  the  Readville  section  of  Boston,  and  "Stop  and  Shop" 
operat  ions  are  to  be  moved  there. 

The  Mass,  D.  P,  W.  has  a  large  garage  in  this  area  which  is 
vacant  for  the  most  part.   The  section  of  the  rail  yard  in  7©  i3 
used  as  a  produce  receiving  center, #here  rail  cars  are  unloaded, 
and  transfered  to  trucks  for  fiirther  distribution  in  the  New  England 
area.   The  use  of  theis  facility  seems  to  be  declining  due  to  the 
large  food  chains  buying  their  produce  direct  from  the  growers  and  not 
using  this  center.   However  according  to  H.  Moul,  Grad,  Student  MIf«, 
studies  have  indicated  that  this  business  should  stabilize  in  the  near 
future,  with  6o%   of  all  produce  handled  by  the  chain  stores » 
(^«    James  Treadwell,  BCPD,  Summer  of  1959<» 
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